
PLANNING COMMISSION REPORT 

MEETING DATE: September 28, 2005  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Winstar Pro - 12-GP-2005 and 13-ZN-2005 

 
REQUEST Request: 

1) A Major General Plan Amendment of the Land Use Element from 
Cultural/Institutional or Public Use to Urban Neighborhoods on a 12 +/- 
acre parcel located at the southeast corner of 99th Place and McDowell 
Mountain Ranch Road.           

2).  A zoning amendment from Single Family Residential, Planned 
Community District, Environmentally Sensitive Lands (R1-35 PCD ESL) 
to Multi-family Residential, Planned Community District, 
Environmentally Sensitive Lands (R-5 PCD ESL) on a 12 +/- acre 
property (3 parcels) located at the southeast corner of 99th Place and 
McDowell Mountain Ranch Road (west of Thompson Peak Parkway). 

 
Key Items for Consideration: 
• The General Plan amendment 

conforms to the character, land 
use intensity, and goals for future 
development in this area of the 
city. 

• One letter of opposition has been 
received with concerns regarding 
increased traffic levels using 
McDowell Mountain Ranch Road. 
Many of the issues regarding a 
prior 2003 case on this site for 
Employment and Industrial use 
have now been resolved. 

• The General Plan and rezoning 
cases are being considered in 
conjunction.  A separate General Plan (10-GP-2005) and rezoning 
case (16-ZN-2005) are also being considered for the adjoining property to 
the east. 

 
Related Policies, References: 
The area is located within the Horseman’s Park East Planned Community 
District (PCD) zoning district.  The Horseman’s Park East PCD provides a 
maximum allowable floor area ratio and building setbacks, overall 
development guidelines and provisions for protection of the Verde Canal.  The 
PCD applies only to the northern 5.65 +/- acre portion of the site. 
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Related Policies, References: 
• Case 33-ZN-2000 – created the Horseman’s Park Planned 

Community District (PCD) in the area in 2000.  
• Cases 3-GP-2003 and 8-ZN-2003 proposed to amend the General 

Plan to Employment to rezone this site to Industrial District, which 
was withdrawn by the applicant due to neighborhood concern.  

 
OWNER Winstar Pro LLC 

480-538-5474 
 

APPLICANT CONTACT George Bell 
Land Research and Development Inc 
480-538-5474 
 

LOCATION E McDowell Mountain Ranch Road / N 99th Place (Southeast Corner), west of 
the southwest corner of McDowell Mountain Ranch Road and Thompson Peak 
Parkway 
 

BACKGROUND Zoning. 
The site is zoned Single Family Residential (R1-35 PCD ESL) District, and is 
partly situated within the Horseman’s Park East Planned Community 
Development (PCD) and is contained in the Environmentally Sensitive Lands 
area.  The northern 2 lots (Parcels 38 and 39 containing 5.65 +/- acres) only 
are located within the Horseman’s Park East PCD, while the southerly 7.29-
acre +/- State Land Department parcel is located outside of the PCD. 
 
General Plan. 
The General Plan Land Use Element currently designates the property as 
Cultural/Institutional and Public Use.  This land use category provides for a 
variety of public and private facilities including government buildings, 
schools, private and public utilities, and airports, and includes facilities such as 
the WestWorld Equestrian Facility.  
 
The proposal is to modify the General Plan to Urban Neighborhoods category. 
This “includes areas of multi-family dwellings/apartments.  Densities in Urban 
Neighborhoods are usually more than eight dwellings per acre.  These high-
density uses are generally located near retail centers, offices, or other 
compatible non-residential uses.  Care must be taken to minimize impacts on 
other residential areas and to provide adequate circulation to accommodate the 
traffic volumes.  Access to transportation choices (e.g. pedestrian, bicycle, 
transit, etc.) is a key consideration for urban neighborhoods. Areas containing 
high-density residential development should have minimal environmental 
constraints.” 
 
Context. 
This site is situated south of McDowell Mountain Ranch Road, 1/3 mile west 
of Thompson Peak Parkway.  The surrounding property has the following 
zoning and General Plan Land Use Categories: 

• West, Western Theme Park (W-P) zoning for WestWorld to the 
southwest and contains a General Plan Land Use Category of 
Cultural/Institutional, 
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• South, is Thompson Peak Parkway and the McDowell Mountain 
Aquatic Center and the WestWorld Golf Course with Open Space (O-
S) District and a General Plan Land Use Category of Developed Open 
Space, 

• East, Single Family Residential (R1-35 PCD ESL) (Equestria Villa) 
with a General Plan Land Use Category of Cultural/Institutional. East 
of that is the Giant gas station with Planned Convenience Center 
(P.Co.C ESL) District zoning and a General Plan Land Use Category 
of Commercial, and McDowell Mountain Ranch, (R1-5 ESL) located 
¼ mile to the east across Thompson Peak Parkway, with a General 
Plan Land Use Category of Suburban Neighborhoods,  

• North, Single Family Residential (R1-5 PCD ESL), Horseman’s Park 
Subdivision, across McDowell Mountain Ranch Road, with a General 
Plan Land Use Category of Urban Neighborhoods.   

 
APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The request is to amend the General Plan and rezone the site as noted below.  
 
General Plan Amendment 
The applicant proposes to amend the General Plan designation from Cultural 
Institutional and Public Use to Urban Neighborhoods.  The proposed Urban 
Neighborhoods Category is compatible with this area and will not create a 
negative impact on the surrounding residential areas.  Some concern is 
expressed that additional residential development may affect WestWorld due 
to characteristics associated with equestrian activities and related large public 
events.  Existing residential use is situated to the north and separated by 
McDowell Mountain Ranch Road and should not be adversely impacted by 
this designation.  The Urban Neighborhoods category allows for the proposed 
zoning of Multi-family Residential (R-5) District for the site.  The Horseman’s 
Park East PCD provides guidelines including a maximum Floor Area Ratio 
(FAR.) of 0.40 for site development and policies related to protecting the 
Verde Canal.   
 
Rezoning 
The request is to rezone the site from Single Family Residential (R1-35) to 
Multi-family Residential (R-5) District.  The intent of the rezoning is to permit 
development of multi-family uses such as townhouse, apartments or 
condominium use on the site.  The conceptual site plan provides access from 
McDowell Mountain Ranch Road along the north side of the site with internal 
driveways serving the site containing residential buildings, parking lot areas 
and open space areas.   
 
The existing road network is capable of accommodating the additional traffic, 
however the increased traffic has been expressed as a concern by the 
neighborhood north of the site.  The Horseman’s Park East PCD provides that 
the maximum allowable Floor Area Ratio (FAR) of 0.40, while maximum 
building height is 36 feet.  The Verde Canal and proposed public trail 
easement runs through the site from northwest to southeast corner of the site 
and will be addressed as an open space amenity corridor with the site plan.   
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Key Issues. 
• The general plan and zoning requests are generally compatible with the 

surrounding residential uses.  Development of residential use on this 
property may in the future conflict with the equestrian character and 
public use of the WestWorld equestrian facility.  

• A minimum 30-foot wide buffer is provided along the site’s WestWorld 
boundary. 

• The Horseman’s Park Subdivision is located along the north side of 
McDowell Mountain Ranch Road and McDowell Mountain Ranch Master 
Planned Community is approximately 1,400 feet east of the site, across 
Thompson Peak Parkway. 

• Maintenance, preservation and adjustment of the Verde Canal feature. 
• Previous issues related to a request for a general plan amendment and 

rezoning of this site in 2003 have been largely resolved with this request. 
• No direct access is permitted from the site of Thompson Peak Parkway to 

the south. 
 
Development information.   
• Existing Use:  Undeveloped site containing desert 

vegetation and the Verde Canal 

• Buildings/Description:   Proposed 2 and 3 story multi-family units 

• Parcel Size:  12 +/- acre (net) property  

• Building Height Allowed:  36 feet above natural grade per ESL, 
proposed townhouses will be 2 and 3 
stories and have heights of 28 to 36 feet 

• Existing Building Height:   None 

• Density:                                        The conceptual site plan provides for 240 
townhouse units more or less, or 18.3 to 20 
DU/Acre     

• Floor Area:  Maximum allowable 0.40 per PCD 
applies to the northern 5.65 +/- acre 
portion of the site. 

 
• Other:  Protection of the Verde Canal and 

provision of public trail easement  

 
GENERAL PLAN 
ANALYSIS 

Land Use Element: 
The designation of Cultural/Institutional for this area of the city was 
established for the WestWorld equestrian facilities to the area south and west 
of this property.  It was originally anticipated that this general area would 
include a mixture of uses focusing on the equestrian facilities and recreation 
and tourism facilities supporting the WestWorld complex.  The applicants are 
requesting the site be used for high-density residential uses.  
 
Analysis: 
This property is surrounded by a variety of General Plan Land Use Categories 
including Cultural Institutional, Commercial and both Urban and Suburban 



Scottsdale Planning Commission Report                 12-GP-2005 & 13-ZN-2005 
 
 

  Page 5 

Neighborhoods.  WestWorld is a developed equestrian facility, providing 
amenities for both visitors and residents with large-scale special events held on 
the site.  Development of sites surrounding WestWorld must recognize the 
potential impacts of the keeping, care and feeding of horses and associated 
special events.  Adequate buffering to screen views as well as to reduce noise, 
lighting and odor must be integrated with the development of adjacent 
residential areas. 
 
Consideration of the McDowell Mountain Ranch subdivision toward the east 
and Horseman’s Park subdivision to the north is also important with respect to 
determining the land use designation of the subject site.  The Verde Canal and 
multi-use trail are identified as a resource and should be maintained as a 
preservation corridor in the site planning and development.  The site is located 
within the Lower Desert Landform of the ESL Ordinance and will require the 
dedication of Natural Area Open Space in accordance with the ESL provisions 
of the Zoning Ordinance. 
 

ZONING ANALYSIS Traffic.  
A Transportation Impact Mitigation Analysis is being conducted for this site.  
The preliminary assessment concludes that the development of the 
approximate 12-acre site in conjunction with the adjoining Equestria Villas site 
for multi-family residential purposes will generate about 3,180 vehicles per 
day, of which 246 and 318 trips will be generated at the AM and PM peak 
hours, respectively.  Currently McDowell Mountain Ranch Road (4-foot half 
street Major Collector) is carrying 4,600 vehicles per day; it has a design 
capacity of 35,000 vehicles per day.  The signalized intersection of Thompson 
Peak Parkway and McDowell Mountain Ranch Road will continue to operate 
at an acceptable level of service with the addition of the site-generated traffic.  
Improvements to McDowell Mountain Ranch Road are stipulated with this 
case. 

 
Water/Sewer.   
City sewer and water facilities exist within McDowell Mountain Road, along 
the frontage of the property.  Sewer and water connections will be provided 
from the site to the development at the developer’s cost and will not impact on 
the existing system.  
 
Fire.   
The Fire Department has reviewed the application and indicates adequate fire 
protection access is provided to the site.  Stipulations permit emergency 
vehicle access through the site to Thompson Peak Parkway to the south. 
 
Schools District comments/review.  
The Scottsdale Unified School District has been notified of this application.  
No objections have been expressed regarding this proposal. 
  
Open space, scenic corridors.   
The Horseman’s Park East PCD provides for the protection of the Verde 
Canal, which has been identified as a historical/archeological resource for the 
City of Scottsdale.  Provision of public trail easement along the Canal is also 
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specified.  Stipulations provide for modification and adjustment to the canal, 
with DRB approval.  A minimum 30-foot wide buffer is provided adjacent to 
the site’s WestWorld boundary.   
 
Policy Implications.  
The proposal conforms to the Horseman’s Park East PCD that applies to this 
area with respect to FAR, circulation and maintenance of the Verde Canal. 
Recognition to the sites proximity to WestWorld is also a consideration. 
 
Community Involvement.   
Neighborhood Open Houses were held on June 14 and 15, 2005 at the 
applicant’s offices in Horseman’s Park.  Prior to the open houses, notification 
was sent by mail to 270 property owners and interested citizens, mostly 
situated within a 750-foot radius of the site.  Included within the mailing were 
letters to Arizona State Land Department and McDowell Mountain Ranch 
Community Association.  Three (3) people attended the open houses.  Inquiries 
were made about the nature of the proposal, however no objections were 
received.  In addition, a Project Under Consideration sign was posted on the 
site on May 28th advising of the time and locations of the Neighborhood Open 
House meeting.  A summary of the citizen comments is provided in 
Attachment 8, Citizen Involvement.  Staff has received one letter of objection 
from a resident from the Horseman’s Park subdivision located north of the site 
indicating concern related to the increased traffic from the site onto McDowell 
Mountain Ranch Road.  
 
Community Impact. 
Adjoining uses include residential, commercial and western theme park while 
the proposed use is to accommodate multi-family residential development.  
The general plan amendment and rezoning will result in improvement of an 
existing undeveloped area, and development of townhouse, condominium or 
apartment uses.  This use is reasonably compatible with uses in the vicinity 
and is preferred by adjoining residential neighbors over the original industrial 
use proposed in 2003.  WestWorld has expressed some concern regarding 
potential issues related to objections from future residents within this project at 
the equestrian character and associated public event activities occurring at 
WestWorld (lights, dust, odor, noise and traffic). 
 

PLANNING 
COMMISSION 

Remote Hearing. 
At the Planning Commission Remote Hearing on August 24, 2005, two (2) 
citizens from the residential area toward the north, indicated concerns 
regarding increased traffic on local streets and related issues such as the impact 
associated with possible increased crime. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
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Attachment #7 Citizen Involvement 
 
 
 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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Vice-Chairman Steinberg asked Mr. Grant how the City's emphasis on sustainability and 
LEED certification would affect proposals.  Mr. Grant answered that LEED certification is 
not currently required for private sector projects.   
 
10-GP-2005 (Equestria Villas (San Bacara)), request by owner for a Major General 
Plan Amendment of the Land Use Element from Cultural/Institutional or Public Use to 
Urban Neighborhoods on a 4 +/- acre parcel located on the south side of McDowell 
Mountain Ranch Road, 1/4 mile west of Thompson Peak Parkway (9975 E McDowell 
Mountain Ranch Road). 
 
Mr. Ward presented the staff report on this case.  His presentation included aerial 
photography showing the rapid growth that has occurred since 1993.  He identified the 
key issues relating to the case.  The residential use may not be fully compatible with 
WestWorld.  The Verde Canal runs through the site from northwest to southeast.  
Hopefully a preservation component of the development will recognize the existence of 
the historic canal.   
 
Mr. Ward clarified that the cultural/institutional designation is not necessary for 
WestWorld, since it now seems unlikely that WestWorld would expand onto the property.  
This case had previously been considered in 2003 and since then many issues have 
been resolved. 
 
Commissioner Heitel asked if staff could make recommendations about disclosures in 
perpetuity, so that anyone buying a home would be aware of the existence of 
WestWorld.  Ms. Bronski committed that City Attorney's staff would look into the request 
and report back to the Commission.  
 
Commissioner Barnett asked how the Verde Canal impacts the property.  Mr. Ward 
replied that this is a historical facility that runs through the subject property and extends 
over to the Loop 101 frontage road.  Opportunities exist for respectful treatment of the 
canal.   
 
Ms. Susan Bittermansmith appeared on behalf of the Applicant.  She noted that the 
application reflects changes that are taking place in the area.  The proposed use would 
be more in keeping with the area as it is today. 
 
Vice-Chairman Steinberg asked about ingress and egress from the site.  Ms. 
Bittermansmith said they had met with the neighborhood associations that would be 
impacted.  The Applicant is very aware of the need to find a solution to this issue.   
 
Ms. Laurie McCammon addressed the meeting, indicating that she is very pleased with 
the residential element of the project.   
 
12-GP-2005 (Winstar Pro), request by owner for a Major General Plan Amendment of 
the Land Use Element from Cultural/Institutional or Public Use to Urban Neighborhoods 
on a 10 +/- acre parcel located at the southeast corner of 99th Place and McDowell 
Mountain Ranch Road, 1/4 mile west of Thompson Peak Parkway. 
 
Chairman Gulino noted that the subject property is adjacent to the property in the 
preceding application.  Mr. Ward reported that there is a small area which is not part of 
either application and whose use is not to be changed.   

APPROVED                      
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Mr. Ward presented the staff report.  The proposal was similar to the previous 
application to modify the General Plan.  The Verde Canal traverses the property.  Some 
State land is included as part of this application.  The State has agreed to proceed with 
the General Plan amendment.   
 
Mr. Skip Nemick addressed the Commission.  The proposal is to build two and three-
story homes with garages at ground level, beneath the homes.   
 
Commissioner Heitel recommended disclosure to home buyers so that people would be 
aware of WestWorld.  Mr. Nemick agreed that this needed to be disclosed in the public 
report.   
 
Mr. Gerry Hrenchir, President of the Horseman's Park Association, addressed the 
meeting.  He expressed major issues with the project, which are also shared by 
neighbors in McDowell Mountain Ranch.  The Applicant had not approached the 
neighbors to communicate their plans.  Major concerns are the development's proximity 
to WestWorld and the presence of the Verde Canal.   
 
Mr. Hrenchir reported that their neighborhood is surrounded by existing condominium 
and apartment housing and a major new apartment complex is under development.  This 
development would place pressure on the neighborhood infrastructure.  The 
neighborhood has already seen an increase in crime which he attributed to the existing 
apartments and condominiums.   
 
Ms. Toby Nydick, a resident of Horseman's Park subdivision said that her back gate is 
directly across the street from the proposed development.  The street is already busy.  A 
traffic survey has already concluded that traffic at McDowell Mountain Ranch and 
Thompson Peak Parkway is at its maximum capacity.  If the amendment is accepted, 
traffic would increase in an already congested area.   
 
11-GP-2005 (Windmill Pass), request by owner for a major General Plan Amendment 
of the Land Use Element from Suburban Neighborhoods to Office on a 7.73 +/- acre 
parcel located on the south side of Carefree Highway west of Scottsdale Road. 
 
Ms. Wauwie presented the staff report.  The proposal is for a minor office on a 
residential scale, one story high.  This would create a balance between office and 
residential uses in the area.  Carefree Highway is designated as a scenic corridor, thus a 
100-foot scenic corridor easement is required.   The major wash on the site would be 
preserved.  Access to the site would be from Carefree Highway, so traffic would be 
filtered onto Scottsdale Road.  
 
Vice-Chairman Steinberg asked Ms. Wauwie about any staff concerns regarding access 
to the site.  Commissioner Heitel requested a description of the wash area.  
Commissioner Barnett asked about the setbacks on the scenic corridor and the depth of 
the parcel under consideration.   
 
Mr. West addressed the meeting.  Highlights of his presentation included a site plan.  He 
addressed grading, drainage and flooding issues for the site.  He noted that the 
maximum height for offices under the proposed zoning is 18 feet, lower than the 24 feet 
permitted for residential property under the current zoning.   
 

APPROVED                      
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